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LEGAL DESCRIPTION
OF PROPERTY: A parcel, located in the 31/2, 81/2 of Section 15, T9N, R20W,
P.M.M., Ravalli County, Montana.

APPLICATION

INFORMATION: The subdivision application was deemed complete on July 9, 2010.
Agencies were notified of the subdivision and comments received by
the Planning Department not included in the application packet are
included as Exhibits A-1 through A-9 of the staff report. This
subdivision is being reviewed under the subdmsnon regulations
amended May 24, 2007.

LEGAL NOTIFICATION: A legal advertisement was pubhshed -Bifterroot Star on
Wednesday, August 4, 2010. Notice of the project was posted on the
property and adjacent property: owners were notified by reguiar mail
postmarked July 21, 2010. kNo public comments§ have been received
to date. ‘

DEVELOPMENT

PATTERN: Subject property
North
South
East
West

INTRODUCTION
The Canyon Breeze Major subdivision is a twenty five™(
28.75 acres. All lots are pAquQosed fpr smgle famlly resndentlal

a conditional approval fo
applicant is proposmg to
deadline for th
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RAVALLI COUNTY PLANNING BOARD
AUGUST 4, 2010

CANYON BREEZE
TWENTY-FIVE LOT MAJOR SUBDIVISION

RECOMMENDED MOTION

That the Canyon Breeze Major Subdivision be approved, based on the findings of fact and

conclusions of law in the staff report and subject to the conditions and requirements in the staff
report.

RECOMMENDED MITIGATING CONDITIONS OF APPRQVAL FORALL Pi:iASES

1.

irrigation easement, as shown on the final plat:"All
right to maintain and repair their irrigation facilities

condition. Activities associated with the maintenance
operation of heavy equipment, the occasional burning o
herbicides. Downstream water right holq
installation of a culvert) of irrigation ditchespi
ditch, interferes with its operation or maifitenance
as to interfere with its maintenance, which’i includ
structures or the plantin
8(b), Prerequisites to
User Facilities)

fon facmtles may mclude the
egetation, and the use of

Notification of LJmJtat:on ‘of Access onto a Public Road. A "no-ingress/egress” restriction
exists along the Stevensville River Road frontage of this subdivision, excepting the approach to
the "emergency: access”. AH lots within this subdivision shall access off the internal subdivision
roads. This limitation of access may be lifted or amended only with the approval of the Ravalli

County Board of County Commissioners. (Section 3-2-8(b)(v)(C F), RCSR, Effects on Local
Services and Public-Health and Safety)

Notification of Wastewater Treatment System Maintenance. |t is recommended that the
septic tank sludge and scum layer be checked every three years and tank pumped, if
necessary. Effluent filters should be cleaned every year. The drain field should be evaluated
during the three year check and any problems with compaction, water logging, inappropriate
vegetative cover, parking or driving over the area and replacement area, or buildings located
over the area should be appropriately addressed. Any pump chambers, pumps, pump controls,
and other equipment should be checked yearly as recommended by “The Montana Standards
for Subsurface Wastewater Treatment Systems”, Circular DEQ-4, Section 7.4 and Appendix D,
(http:/fiwww.deq.state.mt.us/wqinfo/Circulars/DEQ42004Edition.pdf) and the manufacturer's
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recommendations. (Section 3-2-8(b){v)(C, D), RCSR, Effects on Local Services and Natural
Environment)

Notification of Use of Wood Stoves. The County recommends that home owners install
EPA-certified wood stoves to reduce air pollution. It is recommended that wood burning stoves
not be used as the primary heat source. More information is available at
http://www.epa.gov/woodstoves/index.html. The State of Montana offers an Alternative Energy
Systems Credit for the cost of purchasing and installing a low emission wood or biomass
combustion device such as a pellet or wood stove. (Section 3-2- 8(b)(v)(D) RCSR, Effects on
Natural Environment)

Notification of Open Burning Season Open burning i s aliowed ‘om March 1% through
August 31%. From September 1¥ through November 30" call the DEQ ventilation hotline 1-800-
225-6779 prior to burning. Open burning is prohibited December 1*:thtough February 28", The
only material that can be legally burned is wood waste from rees, shru »and plants
originating on the property and clean, untreated wood. generated on the p'r"operty You can
review Montana open burning laws at http://deq.mt.gov/dir/legal/Chapters/GH08-06.pdf.
{Section 3-2-8(b){v)(D, F), RCSR, Effects on Natura! Enwronment and Public Health-and
Safety)

Notification of Lighting for New Construction. To promote public health and safety, reduce
Il cut-off fixture means a

t all light rays emitted by
are projected below a
here 1|‘ght is emltted The source of

the probable extent of the' mundatlon areas is included as an exhibit to this document [the
subdivider shall include the exhibit as an attachment]. (Section 3-2-8(b)(v}(F), RCSR, Effects
on Public Healthand Safe;‘y)

Notification of Severe Soils. Within this subdivision there are areas of the property identified
as potentially having soils rated as severe for roads and building sites. The approximate
locations of these areas can be found on a reduced copy of the final plat and descriptions of
the severe soils are included as exhibits to this document. (The subdivider shall include the
exhibits as attachments) (Section 3-2-8(b){v)(F), RCSR, Effects on Public Health and Safety)

Notification of Potential Radon Exposure. There exists a potential health risk from radon
concentrations, which are presently undetermined at this location. Unacceptable levels of
radon can be reduced through buiiding design and abatement technigues incorporated into
structures. Property owners are encouraged to have their structures tested for radon. Contact
the Ravalli County Environmental Health Department or the United States EPA for further
information. (Section 3-2-8(b)(v)(F), RCSR, Effects on Public Health & Safety)
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Notification regarding Junk Vehicles. Junk vehicles are required to be removed, shielded, or
repaired in accordance with the Montana Motor Vehicle Recycling and Disposal Act, Title 75,
Chapter 10, Part 5, MCA. (Section 3-2-8(b)(v)(C, F), RCSR, Effects on Public Health & Safety)

2. Protective covenants for this subdivision shall be submitted with the final plat of each phase
and shall include the following provisions:

Posting of County-Issued Addresses for Lots within this Subdivision. The Stevensville
Rural Fire District has adopted the Fire Protection Standards, which require lot owners to post
County-issued addresses at the intersection of the accessway leading to gach lot as soon as

construction on the structure begins. (Section 3-2-8(b)(v)(C, F) RCSR, Effects on Local
Services and Public Health & Safety) :

Access Requirements for Lots within this Subdivision. The Stevensy
has adopted the Fire Protection Standards. All accesses over 150" in len
minimum unobstructed travel surface width of 22'

le Rural Fire District
must have a

Stevensville Rural Fire District for further information.
on Local Services and Public Health & Safety)

Control of Noxious Weeds. A weed-con
subdivision. Lot owners shall control th
Contact the Ravalli County Weed Distric

At 7a notarized document filed with the
___rs and thelr SUCCESsSOrs- |n mterest waive all

County- |ssued‘addresses for each lot within the proposed phase. (Section 3-2-8(b)(v)(C, F),
RCSR, Effects on- Locai Services and Public Health & Safety)

5. Prior to final plat a[:iibroval, the subdivider shall provide a letter from the Stevensville Rura! Fire
District stating that the subdivider have provided the required 1,000 galion-per-minute water
supply or 2,500 gallon-per-lot water storage for fire protection for each lot within this
subdivision. Alternatively, the subdivider may provide evidence that a $500 or $900-per-lot
contribution (as determined by the Fire District) has been made to the Stevensville Rural Fire
District with the final plat submittal in lieu of the required water supply or water storage for fire

protection. (Section 3-2-8(b}{(v}(C, F), RCSR, Effects on Local Services and Public Health &
Safety)
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6. The following statement shall be shown on the final plat: “The All Valley Fire Council, which
includes the Stevensville Rural Fire Department, has adopted Fire Protection Standards. All
accesses, including driveways to residences over 150’ in length, must have a minimum
unobstructed fravel surface width of 22°, a vertical clearance of 13'6" and an all-weather
surface that can accommodate the weight of a fire truck. Please contact the Stevensville Rural
Fire Department for further information”. (Section 3-2-8(b)(v){(C, F), RCSR, Effects on Local
Services and Public Health & Safety)

7. The subdivider shall negotiate mitigation with the BCC {o alleviate identified effects of the
subdivision on the Stevensville School District. The subdivider shall ensure that the decided

upon mitigation has been implemented prior to final plat approval (Sectron 3-2-8(b)(v){C),
RCSR, Effects on Local Services)

8. The subdivider shall work with the Stevensville School Drstri&f{"ro dé:’?té}'rm:ne whether or not a
bus she[ter and/or school bus turnout 1ane or turnaround should be constructed near the

approval. (Section 3-2- 8(b)(v)(C F), RCSR, Effectsv_
Safety)

prowsnons as outhned wrth] L
Effects on Local Serv" es)

atop a concrete slab, in aocordance ‘with the Stevensville post office’s standards, and that the
installation:has been approved by the Stevensville Post Office prior to final plat approval.
Alternatlve[y, the subdivider shall provide evidence from the Stevensvilie Post Office that a
CBU(s) is not requrred (Sectron 3-2-8(b){v){C), RCER, Effects on Local Services)

13. The following statem_ent shall be shown on the face of the final plat: "If any archaeological,
historic, or paleontological sites are discovered during road, ufility, or building construction, all
work will cease and the State Historic Preservation Office shall be contacted to determine if the
find constitutes a cultural resource and if any mitigation or curation is appropriate”. (Section 3-
2-8(b){v)(D), RCSR, Effects on the Natural Environment)

14. The final locations of all wells (center of well) and drainfields (corners of drainfield), as
approved by MDEQ, shall be staked on the ground prior to final plat approval. The stakes shall
be removed at such time as the weli and drainfield are instailed. (Section 3-2-8(b)(v)(D),
RCSR, Effects on the Natural Environment)
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RECOMMENDED MITIGATING CONDITION OF APPROVAL SPECIFIC TO PHASE |

15. Beginning on the western side of the planned internal road Moonrise Ct., the subdivider shall
construct a paved 5-foot wide separated pedestrian pathway along the southern side of
Canyon Breeze Court, excepting the planned intersection of Peak View Drive, to intersect with
the existing pedestrian pathway located within the U.S. Highway 93 right-of-way. Prior to
construction the subdivider shall work with MDT, who shali approve of the design and location
of the pathway intersection before construction begins. The subdivider shall submit
correspondence from MDT showing that the location and design of the pathway intersection

has been approved prior to final plat approval. (Section 3-2- 8(b)(v)(F);and Section 5-7-8,
RCSR, Effects on Local Services and Public Health & Safety) ‘.

RECOMMENDED MITIGATING CONDITION OF APPROVAL SPéCIFIC TO PHASE Il

on Agrlcuiturai Water User Facilities)

17. The internal road, Moonrise Ct., shall be constru
(Final Plat Requirements 1, 16, 17 & 26)

18. The subdivider shall construct a paved 5_foot wide separat edestrian pathway along the
western side of Moonrise Ct. to inters i_ﬂﬂ‘fructeq_ during Phase 1, as
shown on the preliminary plat. (Sectron “’

21.The mternal roads Peak View Drive, Kaycee Way, and Fish Hawk Ct., and the emergency
access, shall be constructed pursuant to the approved road plans. Addltlonally all road name
and trafflc control S|gns ‘'shall be installed. (Final Plat Requirements 1, 16, 17 & 26)

22. The subdivider shall construct paved 5-foot wide pedestrian pathways along the following
routes, as shown on the preliminary plat:

a. Along the length of the east side of Peak View Drive, from its infersection with Canyon
Breeze Court to its intersection with Kaycee Way;
b. Along the length of the north side of Kaycee Way;

c. Along the western side of Peak View Drive from its intersection with Kaycee Way to the
cul-de-sac; and

d. Along the length of the west side of Fish Hawk Ct.

(Section 3-2-8(b)(v)(F) and Section 5-7-8, RCSR, Effects on Local Services and Public Health
& Safety)
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RECOMMENDED MITIGATING CONDITION OF APPROVAL SPECIFIC TO PHASE IV

23. A 7.5-foot wide irrigation easement shall be shown along the northern boundary of Lots 14 and
15. (Section 3-2-8(a), Prerequisites to Approval and Section 3-2-8(b)(v)(B), RCSR, Effects on
Agricuftural Water User Facilities)

RECOMMENDED MITIGATING CONDITION OF APPROVAL SPECIFIC TO PHASE V

24. A 15-foot wide irrigation easement shall be centered along the shared boundary of Lots 9 and
13 and shall continue south along the western edge of Lot 13 o the point where the existing
irrigation ditch, as shown on the preliminary plat, enters the property. (Section 3-2-8(a),
Prerequisites to Approval and Section 3-2-8(b}{(v)(B), RCSR, Effects on Agricultural Water
User Facilities) x

FINAL PLAT REQUIREMENTS (RAVALLI COUNTY SUBDIV!SION REGULATIONS)

. One paper and two Mylar 18” x 24" or la
with the Unlform Standards for Fma! Subawl

“.:North arrow
Graphlc scale
Legal descrtpt[on

Propert':é'b_oundarles (bearings, lengths, curve data)

Pertinent section corners and subdivision corners

Names of adjoining subdivisions/certificates of survey

Monuments found

Witness monuments

Acreage of subject parcel

Curve data (radius, arc length, notation of non-tangent curves)

l.ine data (lengths to tenths of a foof, angles/bearings to nearest minute)
Lots and blocks designated by number (dimensions/acreage)
Easements/rights of ways (location, width, purpose, ownership)
Dedication for public use (boundaries, area, purpose)

No-build/alteration zones

XE<EC W TOQDOSI T AT T I
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V. No-ingress/egress zones

z. Water resources (rivers, ponds, etc.)
aa. Floodplains
bb. Irrigation canals including diversion point(s), etc.

ce. High-pressure gas lines
dd. Existing and new roads (names, ownership, etc.)
The ongmai copy of the preliminary plat deCISIon shall be submltted with the final plat submittal.

aR®

Cop1es of extenswns of the prehmmary plat approval period shall be submltted with the final
plat submtttal
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. A Consent to Plat form, including notarized signatures of all OWNET? of mterest if the developer
is not the underlying title holder, shall be submitted with the fin

A Title Report or updated Abstract dated no less than one (1) year

shall be submitted with the final plat submittal.

9. The DEQ Certificate of Subdivision Approval or RCE|
final plat submittal.

10. Copy of the General Discharge Permit for Stor
from the DEQ shall be submitted with the final*pl

11. The approved Ground Disturbance and Noxious W
noxious weeds and the re-vegetation of all soils distu hin the subdivision shall be
submitted with the final plat submittal..

12. A copy of the appraisal report, per Sec
date of the submittal, for calculating the-
the County Treasurer's Office for the pa
submitted with the final plat submittal.

13. Road and driveway appro
submittal. ,

Evidence of a Rav

w

1an six (8) months from the
edlcatlon and a recelpt from

14.

22. Protective covenants to be filed with the fina! plat that are signed and notarized shall be
submitted with the final plat submittal.
23. Copies of permits issued by the Bitterroot Conservation District or the US Army Corps of

Engineers when construction occurs on environmentally sensitive features shall be submitted
with the final plat submittal.
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24, A copy of the letter sent to the appropriate school districi(s) stating the subdivider has made a
voluntary contribution to the school district to mitigate impacts of the subdivision on the school
district that are not related to capital facilities shall be submitted with the final plat submittal.

25. Signed and notarized homeowner association documents, including bylaws, covenants, and/or
declarations shall be submitted with the final plat submittal.

26. Evidence that improvements have been made in accordance with the conditions of approval
and requirements of final plat approval and certified by the subdivider, Professional Engineer,
or confractor, as may be appropriate and required, shall be submitted with the final plat
submittal. A Professional Engineer's certification shall be required in any instance where
engineered plans are required for the improvement. Alternatively, an tmprovements
agreement and guaranty shall be required. (Refer to Section 3-4-2,)7
a. Specific infrastructure improvements that may be required for'thts subdwlsnon are the

construction of the internal subdivision roads, installation of ‘Stop.signs and road name
signs, installation of the emergency access roadway and: knockd win bollards, construction

of the pedestrian pathways, installation of the CBU and concre‘te ‘slabconstruction of the
bus shelter and/or turnout, and irrigation facmtles :
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SUBDIVISION REPORT

COMPLIANCE WITH PREREQUISITES TO APPROVAL
Section 3-2-8(a) of the RCSR states that the BCC shall not approve or conditionally approve a

subdivision application and preliminary plat uniess it establishes by credible evidence that the
proposed subdivision:

A. Provides easements for the location and installation of any planned utilities.
Findings of Fact
1. Existing utility easements are located along Canyon Breeze Court:
Road. (Canyon Breeze Preliminary Plat)
2. Proposed utility easements will be located within the 60-foot
easements for the internal roadways. (Canyon Breeze Pr:

nd Stevensville River

I|c road and public utility

Conclusions of Law _
1. Existing and proposed utility easements are requl ,‘
Plat Requirement 2)
2. The proposed subdivision application provi
Determination) "

the subdivision and the
nd in any instrument

B. Provides legal and physical access to each parcel wi
notation of that access is included:
transferring the parcel.
Findings of Fact :
1. The subject property is accessed via U,S. Hi

existing privately maintained roadway
Preliminary Plat) .
U.S. Highway 93 i’

only access" Canyon Breeze Subdivision Application —
.Preliminary Plat)

1. Legal Access ‘will be prowded to each proposed lot within the subdivision via U.S. Highway
93, a state- mamtamed roadway, Canyon Breeze Court, an existing privately-maintained
roadway, and wa -an internal road system that will be constructed to county-standards for
new constructioh. Additionally, an emergency only access will connect the internal road
network with Stevensville River Road. (Staff Determination)

2. Based on the facts that there are no elements or features preventing unobstructed access
to the site, there are no elements or features preventing unobstructed access to the
proposed lots on-site, and that a Road Maintenance Agreement will be filed with the final
plat, the subject property will have physical access. (Staff Determination)
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. Assures that all required public or private improvements will be installed before final

plat approval, or that their installation after final plat approval will be guaranteed as

provided by Section [3-4-2] of these regulations.

Findings of Fact

1. Based on recommended conditions and final plat requirements in accordance with Section
3-4-4(a) of the RCSR, Specific infrastructure improvements that may be required for this
subdivision are the construction of the internal subdivision roads, installation of stop signs
and road name signs, installation of the emergency access roadway and knockdown
bollards, construction of the pedestrian pathways, installation of the CBU and concrete
slab, construction of the bus shelter and/or turnout, and 1rngat|on facilities.

2. Inaccordance with Section 3-4-2 of the RCSR, the subdivider may “enter into a Subdivision
fmprovements Agreement and Guaranty, securing the requ 2d improvements through a
bond, letter of credit, or other acceptable security.

Conclusions of Law
1. The subdivider is required to submit evidence that the improvements
accordance with the conditions of approval and fe:
certified by the subdivider prior to final plat a
2. The final plat requirements or a Subdivisioh Impl ¥ i
ensure that all improvements are installed. (Staff D“" termpination) .

e been made in

. Assures that the requirements of 76-3- 504(1)(]), MCA, regarding the disclosure and
disposition of water rights as set fofr .in Chapter 5 of the RCSR have been considered
and will be accomplished before the finakplat.is submitted '
Finding of Fact
There are no water rights associated wit th sub}ec
Subdivision Applicati ement i) '

grt%;. (Canyon Breeze

Conclusion of Law
Since the proper
Determination)

0es nof ave water rigﬁ his prerequisite does not apply. (Staff

. Assures that.

irrigation easements-as

will. ‘be accomplished before th

Findings. of Fact .

1. An’ exusting irfigation ditéh enters the property on the western boundary of proposed Lot13
and continues north, at Wwhich point the irrigation ditch has been abandoned. (Canyon
Breeze Prehmlnary Plat)

2. A proposed 15-foot wide irrigation easement, to benefit downstream water users, will be
located along shared boundaries of Lots 9 and 13, 10 and 14, 11 and 15, and 12 and 18,
culminating on the southwestern boundary of Lot 2 of the East End subdivision. (Canyon
Breeze Preliminary Plat)

¥k} MCA, regarding watercourse and
in Chapter 5 of the RCSR have been considered and
al'plat is submitted.

Conclusions of Law

1. 76-3-504(1)(k) MCA states that, except as provided in subsection (1)(k)(ii) (the proposal
does not meet the criteria in this subsection), the subdivider is required to establish ditch
easements in the subdivision that:

(a) arein |locations of appropriate topographic characteristics and sufficient width to allow
the physical placement and unobstructed maintenance of open ditches or
belowground pipelines for the delivery of water for irrigation to persons and lands
legally entitled to the water under an appropriated water right or permit of an irrigation
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district or other private or public entity formed to provide for the use of the water right
on the subdivision lots;

(b) are a sufficient distance from the centerline of the ditch to allow for construction,
repair, maintenance, and inspection of the ditch; and

(c) prohibit the placement of structures or the planting of vegetation other than grass
within the ditch easement without the written permission of the ditch owner.

2. With the proposed location of the 15-foot wide irrigation easement, the proposal will
conform with the provisions of 76-3-504(1)(k), MCA. (Staff Determination)

F. Provides for the appropriate park dedication or cash-in-lieu, if a pllcable
Findings of Fact

1. The proposal is for a 25 lot residential major subdivision. (C
Application — Element i)

Donation or reservatlon of 1.44 acres of land, or its cask

n Breeze Subdivision
2.

3.
Subdivision Application — Subdivision Quest;oqn'alre)
In a letter dated October 16, 2009, Joshua
Park Board, stated that the Ravalli County'Pa

for this proposal. (Exhibit A-1)

4.

Conclusions of Law
1.

2. Section 6-1- 5(a
combination, of th

.. C. Protectlon of agrlcultural mterests including preservatlon of agricultural
=, land and creation of buffers; or

tectlon of aesthetic values, including open space and scenic vistas.

, See 76-3-621(6)}{b), MCA)

3. The subdivider has proposed parkland dedication that meets State Law requirements.
(Staff Determination)

COMPLIANCE WITH APPLICABLE REGULATIONS
Section 3-2-8(b) of the RCSR states that in approving, conditionally approving, or denying a

subdivision application and preliminary plat, the BCC shall ensure the subdivision application
meets Section 3-2-8(a) above, and whether the proposed subdivision complies with:
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A. These regulations, including, but not limited to, the standards set forth in Chapter 5.

Findings of Fact

1. The lot layout as indicated on the preliminary plat meets the design standards in Chapter 5
of the RCSR. {Canyon Breeze Preliminary Plat)

2. This development proposal has followed the necessary application procedures and has
been reviewed within the procedures provided in Chapter 3 of the Ravalli County
Subdivision Regulations. (Canyon Breeze Subdivision File and Staff Determination)

3. The application includes ali necessary and applicable information sufficient for public
review, (Staff Determination)

Conclusions of Law

1. The preliminary plat and subdivision application meet all ap
requirements in the RCSR. (Staff Determination)

2. The procedures for the application and review of thls p
followed. (Staff Determination)

able substantive

division have been

B. Applicable zoning regulations.
Finding of Fact

Determination)

Conclusion of Law E
Compliance with zoning regulations

C. Existing covenants and/or deed restrlctlon .
Finding of Fact

There are no existing ¢:

and Recorder’s Offic

Conclusion of Law

and Platting Act, Title 76, Chapter 3, MCA
il Subdivisions Act, Title 76, Chapter 4, MCA
Rava County Subsurface Wastewater Treatment and Disposal Regulations
Montana:: tandards ‘for Subdivision Storm Drainage (DEQ Circular 8)
Applicable 'Iaws ‘and policies requiring permits related to development (Floodplain, U.S.
Army Corps of Engineers, Bitterroot Conservation District, Ravalli County Road &
Bridge Department, Montana Department of Transportation, Montana Department of
Environmental Quality, etc.)
2. The subdivider was made aware of the applicable regulations at the pre-application
conference held on May 21, 2009. (Canyon Breeze Subdivision Application — Element i)
3. Prior to final plat approval, the subdivider is required to submit applicable permits and
evidence that they have met applicable regulations. (Section 3-4-4(a), RCSR)

Conclusions of Law
1. Prior to final plat approval, the subdivider is required to submit applicable permits and
evidence that they have met applicable regulations. (Section 3-4-4(a), RCSR)
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2. With the requirements of final plat approval, the application will meet all of the applicable
regulations. (Staff Determination)

E. The MSPA, including but not limited to an evaluation of the impacts of the subdivision
on the following criteria:

CRITERION 1: EFFECTS ON AGRICULTURE
Findings of Fact:

1. The subject parcel is classified for tax purposes as vacant land rural. (Montana Cadastral
Database created by Montana Department of Administration, lnform _on Technology Services
Division, Geographic Information Services) o

2. There are no properties classified as agricultural within 300 feet e subject property. The
majority of properties surrounding the proposal are classified fi ‘purposes as commercial

rural and residential rural, and range in size from one to thre“’ acres:(Montana Cadastral

Database created by Montana Department of Administration; ZInformation:Technology Services

Division, Geographic Information Services and Canyot eze Preliminar:

Soils data obtalned from the NRCS Web Sox! Survey indicate that soils Ioca [

son or adjacent

efoil, and ox-eyé dalsy were
- Element xxviii)

ivities (Canyon Breeze

Conclusions of Law:
1. A subdivision proposal must be reviewed f

Section 3-2-7(b)(1), RCSF
2. The proposal will not haVe
importance, as th
Determination) =

or farmland soils of statewide
cent to the subject property. (Staff

or local approval and that results in the
'|th|n a waed dlstnct shall not;fy the weed board at least 15

5. With the mltlgatmg condittan of approval and requirement of final plat approval, the impacts of
the subdivision, on agrlculture will be reduced. (Staff Determination)

Recommended Cond:tton b Mfthate the Effects on Agricufture

A noxious weed control provision shall be included in the protective covenants filed with the
final plat for this subdivision. (Condition 2)

CRITERION 2: EFFECTS ON AGRICULTURAL WATER USER FACILITIES
Findings of Fact

1. There are no water rights associated with the subject property. (Canyon Breeze Subdivision
Application — Element i and xxv)

2. An existing irrigation ditch enters the property on the western boundary of proposed Lot13 and

continues north, at which point the irrigation ditch has been abandoned. (Canyon Breeze
Preliminary Piat)
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3. A proposed 15-foot wide irrigation easement, to benefit downstream water users, will be
located along shared boundaries of Lots 9 and 13, 10 and 14, 11 and 15, and 12 and 16,

culminating on the southwestern boundary of Lot 2 of the East End subdivision. (Canyon
Breeze Preliminary Plat)

Conclusions of Law:

1. A subdivision proposal must be reviewed for its impacts on agricultural water user facilities.
(MCA 76-3-608(3), RCSR Section 3-2-8(b){(v)(B})

2. Since the property does not have water rights, conformance with the provrsrons of 76-3-
504(1){j} is not required. (Staff Determination)

3. With the proposed location of the irrigation easement, the proposal WI|| conform with the

provisions of 76-3-504(1}(k), MCA. (Staff Determlna’tion)

With the mrtlgatlng conditions and requ1rements of final plat appr

= A_lmpacts of the

A 15-foot wide irrigation easement as shown oh
final plat. (Conditions 16, 23 and 24)

CRITERION 3: EFFECTS ON LOCAL SERVICES
Findings of Fact:
Fire District

1.

2. The SRFD has a statlo
(Ravalli County Gis), :
3.
4. At notification letters to the SRFD requesting
tember 30, 2009 and July 9, 2010. (Canyon Breeze
5. V_ed corre: ondence provided by Territorial-Landworks on July 2,

lvision Appl:catlon Agency Correspondence) Statlng that the

close to S“teVenszIe River Road as possible.

¢ The intefior subdivision road should terminate in a cul-de-sac.

+ The Fire Depariment would like to review the final design of the emergency access
prior to final plat approval.

6. Kaycee Way will provide a through connection to Stevensville River Road and will function as
an emergency only access. Knock down bollards will be installed to prohibit through traffic and
limit physical access. (Canyon Breeze Preliminary Plat)

7. The subdivider states that there will be a proportionate increase in service needs based on the
addition of new homes. (Canyon Breeze Subdivision Application — Element xii)

8. The subdivider is proposing a cash donation in lieu of the required on-site water storage and
water supply as outlined within the FPS. (Canyon Breeze Subdivision Application — Element xli)
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School Disfrict

9. With this subdivision at full build-out, it is estimated that approximately 12 to 13 school-aged
children will be added to the Stevensville School District, assuming an average of 0.5 children
per household (Census 2000).

10. The Ravalli County Planning Department sent notification letters to the Stevensville School
District requesting comments on the proposal on September 30, 2009 and July 9, 2010.
(Canyon Breeze Subdivision File)

11. In a letter dated October 12, 2008, Kent Kultgen, Stevensville Schools Superintendent, stated
that the Stevensville School District would accommodate any additional students that moved
into the District’s boundaries, as there are no caps on enrollments. The. letter continues to state
that the subdivision should provide for a safe pick-up/drop off zone:for'school bus children and

that a $2,500 per lot mitigation fee would be greatly appreciated as the monies would help

offset the costs of additional students. (Exhibit A-3)
12. County School Superintendent, Ernie Jean, provided the Planning Department the Budget Per

Pupil/Tax Levy Per Pupil information for Ravalli County, :The'budget is ba ed approx1mate[y on
the prevrous school years student enroliment flgures and does not antlcil' 8

be $2,711.00 for the Stevensville School District (avera

Stevensville Elementary). (Exhibit A- 4)
13. Taxes from new residents may not be'ir
no Known avaﬂable data on the average;

the Stevensville High-
of the $2,711.00 tax lev

. The County, chool Supertnténdent Ernie Jean, sent a letter fo the Ravalli County
Commissionéts stating that the Ravalli County Educational Transportation Committee has
adopted a resolution requestmg that the Commissioners establish a requirement that the
developers of each: 'subdivision establish a shelter at a bus stop and turnout, or turnaround, if
appropriate, at each subdmsmn entrance that is off a County owned and malntamed road.
(Exhibit A-5) ;

16. The subdivider states that there will be a proportionate increase in service needs based on the

addition of new homes. (Canyon Breeze Subdivision Application — Environmental Assessment)

17. The subdivider has proposed a $500 per-lot contribution to mitigate the potential increase in

enroliment within the Stevensville School District. (Canyon Breeze Subdivision Application —-
Element x!i)

Public Safety Services

18. The Ravalli County Sheriff's Office provides law enforcement services to this area. {Canyon
Breeze Subdivision Application — Element i and xli)
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19. Notification letters were sent to the Ravalli County Sheriff's Office requesting comments on
September 30, 2009 and July 9, 2010, but no comments have been received to date. (Canyon
Breeze Subdivision File)

20. The average number of people per household in Ravalli County is 2.5. This subdivision has the
potential to add up to 63 additional residents to the County. (Census 2000)

21. Taxes from new residents may not be immediately available to law enforcement services, E-
211, and Disaster & Emergency Services (DES). There is currently no known available data on
the average amount of time between when public safety services begin to serve a new
residence and when public safety services receive tax money from that residence. Because
there may be a lag in the time services are provided and taxes are collected, the subdivider
shall negotiate an adequate form of mitigation with the BCC. (Staff.Determination)

22. The subdivider has not proposed to mitigate the potentially significant adverse impacts the
subdivision may have on public safety services. (Canyon Breeze ibdivision Application —
Element xli) )

Emergency Servnces

25 The proposed emergency access onto Stevensville Rive
access route to and from the subdivision resultmg inap
emergency service providers. {Staff D [

Roads

27.
sed on the information contalned in the Instifute of Trafflc
ua! which states that each lot wili likely generate eight (8)

ze Subdivisioh Application — Subdivision Questionnaire)

y:A(MDT)

3 .,é'ndard privately-maintained roadway within a 60’

Canyon Breeze Preliminary Plat)

and physical access to the adjoining subdivision to the

: w' XIStlng Road Maintenance Agreement for Canyon

e amehded to include the lots created via this subdivision in

rved. (Staff Determination, Canyon Breeze Preliminary Plat and
Canyon Breeze Subdivision-Application — Element xxxuviii)

31. The internal roadway network is proposed to he located within 80" public road and utility
easements and be -prlvately -maintained. (Canyon Breeze Preliminary Plat)

32. The preliminary road plans for the internal roadway network were approved June 25, 2010 by
the Ravalli County Road and Bridge Department (RCRBD). (Canyon Breeze Subdivision
Application — Element xxxvi)

33. The subdivider provided an approach permit issued by Glen Cameron of MDT. (Canyon
Breeze Subdivision Application — Element xvii)

34. The subdivider is proposing to construct the internal road network to County-standards. In
addition, an emergency access will be constructed connecting to Stevensville River Road.
Knock down bollards are proposed to prevent through traffic and limit the accesses use for
emergency purposes only. (Canyon Breeze Subdivision Application — Element xxxvi)

35. The subdivider is required to comply with Section 5-8-1 of the RCSR relating to grading and
drainage plans. Grading and drainage plans were submitted to the RCRBD in accordance with
Section 5-8-1, RCSR. (Canyon Breeze Subdivision Application — Element xxxvi)
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Pedestrian Facilities
36. The subdivider is proposing to construct a 5-foot wide gravel pedestrian pathway along the one
side of all internal roadways. (Canyon Breeze Preliminary Plat)

37. An existing paved pedestrian pathway runs parallei to U.S. Highway 93 west of the subdivision
within the U.S. Highway 93 right-of-way. (Site Visit — 07/19/10)

Water and Wastewater Districts

38. Individual wells and wastewater treatment systems are proposed to
Breeze Subdivision Application — Element xii)

e the lots. (Canyon

Solid Waste Services

39. Bitterroot Disposal provides service to this site. (Canyon Br.
Subd|V|S|on Questionnaire)

2009 and July 9, 2010, but no comments have been recelved to date. (Cefny )
Subdivision File) 5

Postal Service

2007 and an email on June 29, 2007 requestmg that Collec ‘Q Box Units (CBUs) be reqmred

for all subdivisions with eight or more It
the locations of the boxes be approved

Utilities
42. Existing utility easements are located alon (

43,

44, ;
Communications. (Cany

45, Notlflca’uon lett'

Conclusmns of Law

1. A subdivision proposal must.be rewewed for its impacts on local services. (MCA 76-3-608(3),
Section 3- 2—7(b)(3) RCSR}:-

Fire District :
2. Each lot shall be located within a fire district. (Section 5-7-4(a), RCSR)

3. Because the subject property is located within the Stevensville Rural Fire District, the proposal
complies with Section 5-7-4(a), RCSR. (Staff Determination)

Schooi District

4. A copy of the letter sent to the appropriate school district(s) stating the applicant has made or
is not willing to make a voluntary contribution to the school district to mitigate impacts of the
subdivision on the school district that are not related to capital facilities; shall be submitted with
the final plat submittal. (Final Plat Requirement 24)

5. A governing body may not deny approval of a proposed subdivision based solely on the
subdivision's impacts on educational services. (MCA, 76-3-608(1))
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6. Impact fees can be levied only when a jurisdiction has followed the guidelines and
requirements as specified within 7-6-1601, ef seq., MCA. The Stevensville School District has
not completed an Impact Fee Study nor has the Board of County Commissioners adopted
impact fees. (Staff Determination)

Roads

7. A copy of the General Discharge Permit for Stormwater Associated with Construction Activity
from DEQ shall be submitted prior to final plat approval, if applicable. (Final Plat Requirement
10)

8. The subdivider shall submit final approved approach permit from the Montana Department of
Transportation prior to final plat approval. (Final Plat Requirement 43) ™ =

9. The subdivider shall submit evidence of a Ravalli County-approved road name petition(s) for
each new road, which shall be submitted with the final plat su ’Fﬁitta (Final Plat Requirement
14) ..

10. Final Road Plans and Grading and Storm Water Dramage ans shalf b submitted with the
final plat submittal. (Final Plat Requirement 18) .= i

11. Road certification(s) shall be submitted with the final-plat submlttai (Fmal P

12. Road/common access maintenance agreement( igned and notarized, sha
with the final plat submittal. (Final Plat Requiretn

13. Traffic control signs shall be installed in accordance w1’
(RCSR Section 5-4-10)

14. Road name signs shall be installed at each intersection.

{ :=$gbmitted

“preliminarily approved road plans.
SR Section 5-4-11(a))
Pedestrian Facilities

safety. (RCSR Section 5-4-8)
16. Providing new and interﬁt__:__p

Utilities

18. Existing and proposed utility easements shall be shown on the final plat. (Final Plat
Reqguirement 2)

19. The subdivider shall submit utility availability certifications prior to final plat approval. (Final Plat
Requirement 18}

Qverall Finding

20. With the mitigating conditions of approval and requirements of final plat approval, impacts of
the subdivision on local services will be reduced. (Staff Determination)
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Recommended Conditions to Mitigate the Effects on Local Services

» The notifications document filed with the final plat shal include a statement notifying lot owners
of the no ingress/egress restriction, road maintenance agreement, and wastoewater treatment
system maintenance. (Condition 1)

*» The protective covenants shall include provisions regarding posting of addresses and
construction of accesses in accordance with fire district standards (Condition 2)

» The subdivider shall include an RSID/SID waiver. (Condition 3)

* The subdivider shall provide evidence with the final plat submittal that they have applied for
County-issued addresses for each lot within this subdivision. (Condition 4)

» Prior to final plat approval, the subdivider shall provide a letter from the Stevensville Rural Fire
District stating that the subdivider have provided the required 1,000 gallon-per-minute water
supply or 2,500 gallon-per-lot water storage for fire protection for-eéach lot within this
subdivision. Alternatively, the subdivider may provide evidence that a $500 or $900-per-fot
contribution (as determined by the Fire District) has been made to the Stevensville Rural Fire
District with the final plat submitial in lieu of the required water supply orater storage for fire
protection. (Condition 5) =

* The following statement shall be shown on the final plat: “The Stevensville Rural Fire District
has adopted the Fire Protection Standards. All accesses, including driveways i  residences
over 150" in length, must have a minimum unobstracted travel surface width of 22* a vertical
clearance of 13'6" and an all-weather surface that ca mmodate the weighf of a fire truck.
Please contact the Stevensville Rural Fire District for fu information”. (Condition 6)

» The subdivider shall negotiate adequate.mitigation with th C to alfeviate effects of the
subdivision on the Stevensville School District, The subdivider:shall ensure that the decided
upon mitigation has been implemented prior: Condition 7)

» The subdivider shall work with the Stevensville S

S) Dijstrict to determine whether or not a
bus shelter and/or school bus turnout lane or turn; lould be constructed near the

intersection of Canyon Breeze Drive and Eastside Highway.~The subdivider shall provide
evidence that they have worked-with the School District prior to final plat approval. if any
improvements are fequired, the subdivider shall.complete the improvements prior to final plat
approval. (Condition

‘mitigation with the BCC to alleviate effects of the

E-911, DES). The subdivider shall ensure that

nted prior to final plat approval. (Condition 9)

in Il be labeled as "public road and utility easements” on the

final plat. (Condition 10) e

» The subdivider shall submit an updatéd road maintenance agreement (RMA) for Canyon
Breeze Court that includes the residents of the Canyon Breeze Subdivision and the East End,
Lot 1, AP subdivision. The amended Road Maintenance Agreement shail include the required
provisions as autlined within Section 3-1-5(a)(xxxviii), RCSR. (Condition 11)

» The subdividershall provide evidence that a Collection Box Unit(s) (CBU) has been installed
atop a concrete slab,“in accordance with the Stevensville post office’s standards, and that the
instalfation has beeri‘approved by the Stevensville Post Office prior to final plat approval.
Alternatively, the subdivider shall provide evidence from the Stevensville Post Office that a
CBU(s) is not required. (Condition 12)

¢ Beginning on the western side of the planned internal road Moonrise Ct., the subdivider shall
construct a paved 5-foot wide separated pedestrian pathway afong the southern side of
Canyon Breeze Court, excepting the planned intersection of Peak View Drive, to intersect with
the existing pedestrian pathway located within the U.S. Highway 93 right-of-way. Prior to
construction the subdivider shall work with MDT, who shall approve of the design and location
of the pathway intersection before construction begins. The subdivider shall submit
correspondence from MDT showing that the focation and design of the pathway intersection
has been approved prior to final plat approval. (Condition 15)
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e The subdivider shall construct a paved 5-foot wide separated pedestrian pathway along the
western side of Moonrise Ct. to intersect with the pathway constructed during Phase 1, as
shown on the prefiminary plat. (Condition 18)

« The final plat shall show a no-ingress/egress zone afong the Stevensville River Road frontage
of the subdivision, excepting the approved “emergency access only” approach for Kaycee
Way, as approved by the Ravalli County Road & Bridge Department. (Condition 19)

o The subdivider shall submit correspondence from the Stevensville Rural Fire District stating
that they have reviewed and approved of the final design of the emergency access onfo
Stevensville River Road. (Condition 20)

» The subdivider shall construct paved 5-foot wide pedestrian pathways aiong the following
routes, as shown on the preliminary plat (Condition 22):

a. Along the fength of the east side of Peak View Drive, fr
Breeze Court to its intersection with Kaycee Way;
b. Along the length of the north side of Kaycee Way,
c. Along the western side of Peak View Drive fro
cul-te-sac; and
d. Along the length of the west side of Fish H

s mtersectron with Canyon

CRITERION 4: EFFECTS ON NATURAL ENVIRONMENT

Findings of Fact:

Surface Water Features

1. The Bitterroot River and its associated.[i
property, separated by Stevensville R

Preliminary Plaf)

3.

4.

approved: 'E(Canyon Breeze Subdivision Application — Element xii)

6. The non-degradation calculations for nitrate sensitivity and phosphorous breakthrough meet
adopted state’ ré u'ements (Canyon Breeze Subdivision Application — Element xii)

7. The Board of Health: BOH) submitted a standard comment letter to be considered for ali
subdivision proposals- on August 17, 2009 (Exhibit A-8). Within the letter, the BOH requests
that provisions requiring maintenance of wastewater treatment systems be included as
covenants or a notification to landowners.

8. In a letter submitted by the BOH specific to the Canyon Breeze Subdivision (Exhibit A-9), the

BOH made the following recommendations:

» The subdivider should use shared wells to create a greater factor of safety in the
sethacks from drainfields.

e |rrigation ditches should be permanently abandoned or re-routed.

e Drainfields should be combined in a few central locations and away from the river
and/or upgraded to Level 2 treatment.
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* The subdivider should create a mandatory water and wastewater maintenance district
for the project.
» If the first four recommendations are not implemented then all house sites, wells and

drainfields should be staked to insure they will be located safely and item 4 from the
August 17, 2009 letter be required.

Air Quality

9. This proposed subdivision would add 25 new homes to an area of existing medium density
development northwest of Stevensville. (Canyon Breeze Preliminary Plat)

10. The Montana Department of Environmental Quality (DEQ) has revie the PM2.5 (particulate
matter <= 2.5 micron) data collected in 2007 and incorporated it into the’PM2.5 dataset from
the previous three years (2004-2006). As part of that analysis, DEQ identified several
communities that continue to experience poor air quality during ain time periods each year.
Those communities are located in the following counties: Lincoln, M u]a, Silver Bow, Ravalli,
Gallatin, Lewis & Clark, Flathead, Sanders, Yellowstone:and"Cascade

11. Sources of particulate from this subdivision could incl e"veh;cies and wor
(Staff Determination)

12. The Board of Health (BOH) submitted a standa
subdivision proposals on August 17, 2009 (Exhibit’,
that wood burning stoves meet EPA rated low emis
notified of the rules associated with open burning.

-burning stoves.

Light Pollution
13. The addition of 25 new re&den’nat homes:

“sulfur cinquefoil, and ox-eye daisy were
ubdw;smn Application — Element xxvm)

nt species of concern identified by the Montana Natural Heritage
Program® were not located on the property. The property can be classified as dryland pasture

made up of : a_gronomlc grasses and invasive weeds. (Canyon Breeze Subdivision Application —
Elements xxxvii‘and xli)

Noise |evels

17. This subdivision is adjacent to the Bitterroot River. (Canyon Breeze Preliminary Plat, Ravalli
County GIS)

18. Due to the proximity of this proposed subdivision to the Bitterroot River, there is a possibility of
conflict between waterfowl hunters and residents of the subdivision. Waterfowl hunting occurs
from early morning until sunset, and the season can run from September into January. This is

based on comments submitted by Montana Fish, Wildlife, & Parks (MFWP). (Staff
Determination)

Historical/Archeological Sites

16. An email from Damon Murdo of the Montana State Historic Preservation Office confirms that
there is a low likelihood of cultural properties being impacted by the subdivision and thus did not
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require a cultural resource inventory to be completed for the subject property. (Canyon Breeze
Subdivision Application — Element xxvii)

Conclusions of Law:
1. A subdivision proposal must be reviewed for its impacts on the natural environment. (MCA 76-
3-808(3), RCSR Section 3-2-8(b){(v)(D))

Surface Water Features

2. Wells must be setback a minimum of 10 horizontal feet from all property boundaries and 100
horizontal feet from all drainfields. (ARM 17.36.323, Table 3)

3. The Bitterroot River is located in close proximity to the proposed sut ’|ws|<_;>n. (Staff
Determination) '

Ground Water Quality
4. The mutaal RCEH submlttal mdlcates that the site should be

Final Plat Requirement 9)

Air Quality - e
4. Open burmng season is administered and enforced by the MDEQ and is allowed between
March 1% and August 31%. (ARM 17.8, 606)

Vegetation :
5. Any person proposmg a deveiopment tha I

(MCA 7-22-2152) .=
6. The approved Gr:

noxious weeds and the
Requirement 11)

i lqate the Effects on Natural Environment

e The nottf:catfons document. ‘shall include a recommendation that EPA-certified wood stoves
should be installed fo reddce air polfution and that wood burning stoves should not be used as
the primary heat source; recommend full cut-off lighting on new construction, recommended
maintenance scheduies for wastewater treatrment systems, and notification of open burning
season timeframes:(Condition 1)

s A noxious weed control provision shall be included in the protective covenants filed with the final
plat for this subdivision. (Condition 2)

* The following statement shall be shown on the face of the final plat: “If any archaeological,
historic, or paleontological sites are discovered during road, utility, or building construction, all
work will cease and the State Historic Preservation Office shall be contacted to determine if the
find constitutes a cultural resource and if any mitigation or curation is appropriate”. (Condition
13)
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» The final locations of all wells (center of well) and drainfields (corners of drainfield), as
approved by MDEQ), shall be staked on the ground prior to final plat approval. The stakes shall
be removed at such time as the well and drainfield are instafled. (Condition 14)

CRITERION 5: EFFECTS ON WILDLIFE

Findings of Fact:

1. Notification letters were sent to Montana Fish, Wildiife, & Parks requesting comments on
September 30, 2009 and July 9, 2010. (Canyon Breeze Subdivision File)

2. Montana Fish, Wildlife, & Parks submitted comments requesting the 1nc|usnon of “Living with
Wildlife" covenants. (Exhibit A-7)

3. At the time of prefiminary plat submittal and according to the Montaha Natural Heritage
Program (MNHP), the Bull Trout, Westslope Cuithroat Trout, Bald ‘Eagle, Black-Crowned Night
Heron, Bobolink, Lewis's Woodpecker, Olive-sided Flycatcher; C da Lynx, Gray Wolf,
Western Spotted Skunk, Western Boreal Toad, and Western Skink were identified as species
of concern that have been identified within the same sectlon as the subject property. (Ravalli

)

County GIS, Canyon Breeze Subdivision Application — Elements xxxvii a
4. The subdivider contracted Joe Elliot, PHD, ecologlcal consuitant to conduct
Species Report. The report concludes that the pr
on wildlife. (Canyon Breeze Subdivision Application

”Sensnlve

Conclusions of Law:

1. A subdivision proposal must be review
Section 3-2-8(b)(V)(E)) ;
The Planning Department has found th

2.

CRITERION 6: EFFECTS ON Wik
Findings of Fact: '

within big-game winter range. (FWP Data)
] as completed to evaluate the habitat suitability for the species of
concern |dent|f1ed by the Montana Natural Heritage Program. Based on the disturbed nature of
the site and the surrounding pattern of commercial and residential development, it was
determined that the ject property does not provide suitabie habitat for any of the identified
species of concern.-{Canyon Breeze Subdivision Application — Element xxxvii)

Conclusions of Law:;

1. A subdivision proposai must be reviewed for its impacts on wildlife habitat. (MCA 76-3-608(3),
RCSR Section 3-2-8(b)(v)(E))

2. Based on the findings within the Sensitive Species Report and the recommended mitigating
conditions of approval, impacts on wildlife habitat will be reduced. (Staff Determination)

Recommended Condition to Mitiqate the Effects on Wildlife Habitat
» The notifications document shalf include recommendations for “Living with Wildlife”. (Condition

1)
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CRITERION 7: EFFECTS ON PUBLIC HEALTH & SAFETY

Findings of Fact:

Traffic Safety (Vehicular and Pedestrian)

1. The property will be accessed via U.S. Highway 93, Canyon Breeze Court and the proposed
internal road network. Additionally there will be an emergency access constructed and
connected to Stevensville River Road. The emergency access will have knock down bollards
installed to prevent through fraffic. (Canyon Breeze Preliminary Plat, Ravalli County GIS)

2. The subdivider provided an approach permit issued by Glen Cameron of MDT. (Canyon

Breeze Subdivision Application — Element xvii)

The preliminary plat shows the location of proposed stop and road name signs.

The subdivider is proposing to construct a 5-foot wide paved pedestﬂan ‘trail that will be

separated from and located along one side of all internal roadw yS. (Canyon Breeze

Preliminary Plat)

5. The preliminary road plans were approved June 25, 2010
Subdivision Application — xviii)

» o

the RCRBD. (Canyon Breeze

Emergency Vehicle Access and Response Time

6. The proposed subdivision will be served by the
County Sheriff's Office, and Marcus Daly Memoria
Subdivision Application)

Suhdivision Application — Agency Corfez
Water and Wastewater

8. The subdivider is proposing mdmdual wel
water and sanltatlon inf

5. .a
ion indicating’ that they have received adequate information
ur. (Canyon Breeze Subdivision Application — Element xii)

Breeze Subdnnsnon Application — Element xii)
lard’ ‘comment letter to be considered for all

(Exhibit A-8). Within the letter, the BOH requests
ce of wastewater treatment systems be included as

Jna ]etter submitted by iy

BOH made the following
e Thesubdivider should use - shared wells to create a greater factor of safety in the

setbacks from dramflelds

tches should be permanently abandoned or re-routed.

. Dralnfields:should be combined in a few central locations and away from the river
and/or upgrac{ed to Level 2 treatment.

¢ The subdivider should create a mandatory water and wastewater maintenance district
for the project.

s [f the first four recommendations are not implemented then all house sites, wells and
drainfields should be staked to insure they will be located safely and item 4 from the
August 17, 2009 [etter be required.

Natural and Man-Made Hazards
12. Eastern portions of the property are located within the Como and Painted Rocks dam
inundation areas. (Canyon Breeze Preliminary Plat and Ravalli County GiS)
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13. According to a document titled “Radon and You, Promoting Public Awareness of Radon
in Montana's Air and Ground Water” published by DEQ and the Montana Bureau of Mines and
Geology, there is a high potential for radon in Ravalli County. (DEQ)

14. The addition of 25 new residential homes in an area that currently has low density
development has the potential to create light pollution. Sky glow, glare, light trespass into
neighbor's homes, and energy waste are some of the components of light pollution.
(International Dark-Sky Association)

15. Within this subdivision there are areas of the property identified as potentially having soils
rated as very limited for roads and building sites, as shown on the plat. The location of these
soils is entirely within the proposed no-build/alteration zone. (Canyon.B eeze Subdivision
Application — Element v, Canyon Breeze Preliminary Plat)

16. The Bitterroot River and its associated floodplain are located to the east of the proposed
subdivision. The mapped floodplain is not located on the propf -EMA-FIRM 30081C0110

17. The Board of Health (BOH) submitted a standard comment

Iet}er to be considered for all

Conclusions of Law:

1. A subdivision proposal must be reviewed for its impac
3-808(3), RCSR Section 3-2-8(b){v)(

Traffic Safety (Vehicular and Pedestrian)
2. The requlrements listed under Roads an

“4ll roads and driveways providing access to
I.meet Cwounty and Fire District standards which will

Iat submittal, the subdivider is reqguired to submit water
accordance with the requirements outlined within MCA 76-3-

{0 submit a DEQ Certificate of Subdivision Approval prior to final plat
lat Requ;rement 9

Qverall Finding

6. With the mitigating conditions of approval and requirements of final plat approval, impacts on
Public Health & Safety will be reduced. (Staff Determination)

Recommended Conditions to Mitigate the Effects on Public Health and Safety

» The Notifications Document shall include notifications of the location of no-ingress/egress
zones, the location of "very limited” soils, the location of damn inundation zones, the potential
presence of radon, a recommendation to install full cut-off lighting, a notification of open
burning season timeframes, and notification regarding junk vehicle laws. (Condition 1)

» The covenants shall include provisions requiring posting of County issued addresses and

requirements for installation of driveways in accordance with adopted fire protection standards.
(Condition 2)
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e The subdivider shall provide evidence with the final plat submittal that they have applied for
County-issued addresses for each Iot within the proposed phase. (Condition 4)

e Prior to final plat approval, the subdivider shall provide a letter from the Stevensville Rural Fire
District stating that the subdivider have provided the required 1,000 gallon-per-minute water
supply or 2,500 gallon-per-fot water storage for fire protection for each lot within this
subdivision. Alternatively, the subdivider may provide evidence that a $500 or $900-per-lot
contribution (as determined by the Fire District) has been made to the Stevensville Rural Fire
District with the final plat submittal in lieu of the required water supply or wafter storage for fire
protection. (Condition 5)

« The following statement shall be shown on the final plat: “The Stevensville Rural Fire District
has adopted the Fire Protection Standards. All accesses, including driveways to residences
over 150’ in fength, must have a minimum unobstructed travel ¢ ] ice width of 22°, a vertical
clearance of 13'6" and an aﬂ-weather sun’ace that can accom ; e.the weight of a fire truck.

intersection of Canyon Breeze Drive and Eastside Highway=The subdivider shall provide

evidence that they have worked with the School Distric.
improvements are required, the subdivider shalf complete
approval. (Condition 8) -

» The subdivider shall negotiate adequate iy jon.with the BC lleviate effects of the
subdivision on Public Safety Services (Shem‘f E DES). The  subdivider shalf ensure that
the decided upon mitigation has been :mplemented prior tofinal plat approval. (Condition 9)

* Beginning on the weste 5d.internal road-Moonrise Ct., the subdivider shall
construct a paved 5-foc separated pedestnan pathway along the southern side of

Canyon Breeze Cout, exceptin the planned m‘tgrsection of Peak View Drive, [o intersect with

fo final plat approval. If any
provements prior to final plat

o] shaﬂ approve of the des:gn and location
iction begins. The subdivider shall submit

ing that the Tocation and design of the pathway intersection

) tapproval (Condmon 15)

plaf _' , -mgress/egress zone along the Stevensville River Road frontage
of the subdivision exceptmg the approved “emergency access only” approach for Kaycee
Way, as approved-by the: ‘Ravalli County Road & Bridge Department. (Condition 19)

e The subdivider sha{l"‘, ,‘b’mft correspondence from the Stevensville Rural Fire District stating
that they have reviewed and approved of the final design of the emergency access onto
Stevensville River Road. (Condition 20)

» The subdivider shall construct paved 5-foot wide pedestrian pathways along the following
routes, as shown on the preliminary plat (Condition 22):

a. Along the length of the east side of Peak View Drive, from its intersection with Canyon
Breeze Court to its intersection with Kaycee Way;

b. Along the fength of the north side of Kaycee Way,

c. Along the western side of Peak View Drive from its intersection with Kaycee Way to the
cul-de-sac; and

d. Along the fength of the west side of Fish Hawk Ct.
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Ravalli County Park Board

215 South 4" Street, Suite A wnoon IV ED
Hamilton, Mt 59840
406-375-65009406-375-6507 fax acT 1 g 2009

C ~ 59~ |D 7@;«—”
Ravalli County Planning Dept

October 16, 2009

Randy Fifrick

Ravalli County Planning Department
215 4" Street, Suite C

Hamilton, Mt 59840

Subject: Canyon Breeze Major Subdivision

Dear Mr. Fifrick:

The Ravalli County Park Board Accepts cash-in-lieu for parkland dedication for Canyon Breeze Major
Subdivision.

If you have any further questions, please do not hesitate to contact me,

Sincerely,

EXHIBIT A-1



z RECEIVED

i JUL 2 7 2009
Ravalli County Fire Council Te O -0 ~-572.
Ravalli County, Montana Ravalli County Planning Dapt.

November 2008

FIRE PROTECTION STANDARDS

The Ravalli County Fire Council (RCFC) has adopted Fire Protection Standards
(FPS) for all new subdivisions within Ravalli County. These standards were
established with consideration for the life and safety of the residents of Ravalli
County, as well as the volunteer firemen and firewomen who protect Ravalli
County, and to mitigate possible harm to the general public.

In establishing thesc standards emphagis was given to the National Fire Protection
Association (NFPA) 1 Uniform Fire Code and The Ravalli County Subdivision
Regulations (as amended May 24, 2007). These codes and regulations establish rules for
dealing with fire apparatus access roads, fire department access to buildings, water
supplies for fire protection, installation and maintenance of fire-protection systems and
clearance of brush and vegetative growth from roadways.

Consideration was also given to Section 23.7.105 Administrative Rules of Montana,
which is adopted pursuant to authority of 50-3-102 (2) and 50-3-103, MCA, -which
incorporates by reference the NFPA 1 Uniform Fire Code and establishes a minimum fire
prevention code for Montana.

ACCESS ROADS

As vsed in this document, fire apparatus access roads include both intemmal subdivision
roads, and individual driveways leading to structures from County or non-County
maintained roads. Where the provisions of this document differ from the provisions of
NFPA 1, the provisions of this document shall control.

The Fire District/Department requires that all roads and bridges meet or exceed, and are
maintained to, the minimum requirements of the NFPA 1, Chapter 18, which reads in
part:

18.2.2.1 Required Access. Fire apparalus access roads shall be provided in accordance
with Section 18.2 for every facility, building or portion of a building hereafter
constructed or moved into or within the jurisdiction of a Fire District in Ravalli County.

18.2.2.2 Access To Buildings. A fire apparatus access road shall extend to within 50 ft
(15 m) of a single exterior door providing access to the interior of the building.

18.2.2.3.1 Additional Requirements For Access To Buildings. Fire apparatus access
roads shall be provided such that any portion of the facility or any portion of an exterior
wall of the first story of the building hereafter constructed or moved into or within the

ROV Five Protection Standards Paoe 1 ol A
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jurisdiction is located not more than 150 feet (46 m) from fire apparatus access roads as
measured by an approved route around the exterior of the building or facility.

18.2.2.4 Multiple Access Roads. More than one fire apparatus access road shall be
provided when it is determined by the Fire Chief that access by a single road could be

impaired by vehicle congestion, condition of terrain, climatic conditions or other factors
that conld limit access.

18.2.2.5.1 Dimensions. To allow the safe passage of fire apparatus to and from an
incident, fire apparatus access roads shall have an unobstructed travel suiface not less
than 20 feet in width (6.1 m) and one-foot shoulders on each side for a total width of 22-

feet, and an unobstructed vertical clearance of not less than 13 feet 6 inches (4.1 m) over
its entire length.

18.2.2.5.2 Surface. Fire apparatus access roads, including internal subdivision roads and
individual driveways, shall be designed and maintained to support the imposed loads of
fire apparatus over its entire length and shall be provided with a surface so as to provide
all-weather driving capabilities.

¢ The surface of internal subdivision roads shall meet the specifications of the

Ravalli County Subdivision Regulations.

The surface of individual driveways shall be graded and surfaced with gravel, at a
minimim.

18.2.2.5.6 Grade. The gradient for a fire apparatus access road shall not exceed the .
maximum approved by the Fire Chief. The Board of County Commissioners of Ravalli
County set the maximum acceptable road grade at ten percent (10%). The Fire Chief may
request that access roads be built to not exceed a grade of 6%. The Fire Chief shall write
or otherwise contact the Planning Department with the specific request, and outline the
rationale for making such a request. The request shall be made prior to the
Commissioners meeting/hearing on the proposal.

18.2.2.5.7 Marking of Fire Apparatus Access Road. The Fire District/Department
requests that as soon as construction begins all lots (premises) be posted with a temporary

or permanent address at the premises driveway and upon occupancy with a permanent
address posted in accordance with the NFPA 1.

Exception: When buildings are compleiely protected with an approved antomatic

sprinkler system, the provisions of NFPA 1, Chapter 18, may be modified by the Fire
Chief.

‘While not all parts of the NFPA 1 are listed above it is the responsibility of the
Subdivision Developer o construet and maintaia all fire apparatus access roads to

comply with all aspects of the NFPA 1 and the road standards as stated in the
Ravalli County Subdivision Regulations.
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BUILDING STANDARDS

The RCFC requests that all residential buildings be built to International Residential
Building Code (IRBC) standards in order to protect persons and property, and that ali
subdivisions shall be planned, designed, constructed and maintained so as to minimize
the risk of fire and to permit effective and efficient suppression of fires.

FIRE FLOW REQUIREMENTS

At a minimum, every subdivision shall be provided with a water supply for the purpose
of fire fighting as specified in NFPA 1, Fire flow requirements will be based upon the
smallest lot size in a subdivision. Subdivisions may provide water according to the
provisions below, or provide $900 per lot cash-in-lieu of water.

Single-Family Dwellings:

Acres Per Lot/Density | Required GPM | Fire Flow Requirement Options

20 or more acres per lot | 500/one hour #1 or #2 or #3

5 - 19.99 acres 500/two hours | #1 or #2

1 - 4.9 acres 750/two hours | #1 or 2

.5-.99 acres 1000/two hours | #1 or #2

25 - .49 acres 1000/two hours | Hydrants spacing every 1000 feet, and #2
Iess than .25 acres 1500/two hours | Hydrants spacing every 500 feet, and #2 or #4

Fire Flow Requirement Options

Option #1. Water shall be supplied by a well and pump with required volume and
minimum pressure of 20 PSI. An overhead fill may be required in order to fill tankers.

The fill site must be useable year round and the Fire District/Department must have legal
access in perpetuity.

Option #2.Water shall be supplied by a tank/pressurized hydrant combination. The tank
may be constructed from plastic, concrete, fiberglass or other materials capable of
holding and maintaining the required water supply. The tank must be built and installed
so as to last a minimum of 30 years. The pump nust be capable of delivering the required
gpm at a minimum of 20 PSI from an approved fire hydrant. The system shall be
inspected and certified by a Professional Engineer and a copy of the inspection and
certification will be provided to the Fire District/Department and to the County Planning
Department prior to the filing of the final plat.

Option #3, 30,000 gallon storage with dry hydrant. Dry hydrant applications may be used
for ponds, streams and lakes. The system must be designed to be useable and accessible
year round. All pipe must be a minimum of 6 inch diameter and the threads at the outlet
must be 6 inch male NST,
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Option #4. Water shall be supplied by a community water system., The system shall be
capable of delivering the required gpm at a minimum of 20 PSI from approved fire
hydrants. The system shall be inspected and certified by a Professional Engineer and a

copy of the inspection and certification will be provided to the Fire District/Department
and County Planning,.

Single-Family Dwellings Greater Than Two Stories:

In addition to providing water supply according to the above requirements, single-family
dwellings more than two stories in height above ground are required to install a
residential sprinkler system. The system shall be engineered, installed, fully operational
and compliant with the cirrent edition of the applicable NFPA standard.

Buildings Other Than Single-Family Dwellings:

All other developments including multi-family dwellings, commercial, indusirial, or
mixed use buildings require fire flows higher than 500 GPM for 120 minutes and will
have to be engineered by the developer to determine needed fire flows in accordance to
NFPA 1 fire flow requirements. The Fire District/Department shall approve of the design
for fire flow prior to construction and the fire flow facilities after construction.

Buildings other than single-family dwellings shall be sprinkled according to NFPA
standards. Commercial storage units are exempt from sprinkling requirements.

Cash-in-lieu of Water Option:

The Fire District/Department realizes the financial burden of installing and maintaining a
water supply and or storage tanks capable of providing the required water flows and is
willing to accept a voluntary contribution payment of $900.00 (Nine Tundred Dollars)
per lot, in lieu of the water supply required by the NFPA 1. Payment of $900.00 per lot
will be due prior to the final plat approval of the subdivision. Funds paid in lieu of the

water supply required by the NFPA 1 will be used to maintain or improve fire protection
within the Disirict/Department.

Reduced Required Fire Flow with Sprinkler System:

if all habitable structures are sprinkled according to NFPA standards, then up to one half
of the water supply requirements will be waived and the in lieu of payment schedule may
be reduced by 50% (fifty percent). The Subdivision Covenants must state that "All
residences constructed within the subdivision will be protected with an approved
automatic sprinkler system." Payment for the reduced amount of $450.00 per lot will be
due prior to the final plat approval of the subdivision. If at any time any residence is built
within the subdivision without an approved sprinkler system, all lots will be subject to an

additional $450.00 payment, regardless of whether they have sprinklers in residences
located on them or not.

Maintenance:

The water supply installation, upkeep and maintenance will be the responsibility of the
Subdivision, pursuant to NFPA 1, Section 18.3.5. A homeowners association must be
created. Homeowners association documents shall describe how water supply systems are
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to be maintained currently and in the future, by whom, and how local fire protection
authority can be assured that the water supply will fanction appropriately. An easement
for unrestricted use by the fire department, in perpetuity, of the water supply system shall
be recorded and noted on the plat. The fire department will not be responsible for any
maintenance, eleciricity, or any costs associated with enhancements, upgrades or other
measures necessary to assure the system functions fo original specifications.

Ravalli County Fire Council:
Florence Volunteer Fire District Three Mile Volunteer Fire D\1:511'ict
-'.l-"?d .;Jf
]/ S — R

\,-/w//A"’ Y — r"‘:_'.. e c‘:’%‘;rs/..—‘—'_?/

Stevensville Rural Volunteer Fire District Pinesdale Volunjter Fire District
/
%7-: . ..__y/ e L)
Pl S S {

Vitor Veltnteer Fire District

Wan St} A
EZ AN
Hamilton Rural Fire District

DarBy Volunteer ¥ir& District

Sula Volynteer Fire District West Fork Volunteer Fire District

L v gy

“Paiffted Rocks Volunteer Fire District
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Stevensvilie Public Schools

Superintendent 300 Park Avenue

Business Manager
Kent Kultgen

! Stevensville, MT 59870 Bill Schicle
Ext. 136 Phone: 406-777-5481 Bxt. 139
Fax: 406-777-1381
REGCEIVED
Randy Fifrick ﬂ}}lf ChOAS
Ravalli County Planning Department -«L.*\’O & -0 N / 55
715 South 4" Street; Suite F el County Planning Degl

Hamilton, MT 39840

October 12, 2009
Dear Mr. Fifrick:

This letter 1s in reference to your correspondence on the expansion of Canyon Breeze Major
subdivision from 14 to 25 lots. Our school currently has no caps on our enrollment and any
students who move into our boundaries would be admitted.

As you consider this request please keep in mind the following points:

» Stevensville district bus policy stipulates buses can oaly travel on maintained state and
county roads.

e Each subdivision must provide a safe pick-up/drop off zone for school bus children.

[ ]

A mitigation fee of $2,500 per lot would be greatly appreciated. These monies will help

offset the costs of key educational items for the students who attend. Examples are, but
not limited to: textbooks, technology, and teacher supplies.

Thank you for the opportunity to share my concerns. If you need any more information please
do not hesitate to contact me.

Sincerely,

i/
?(/%L;Z/V—{f\__/
Kent Kuitgen

Superintendent
Stevensville Schools

“Huie of Hre Figliing Yello
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Year 2008-2010

Budget Per PupiliTax Levy Per Pupil

NOTE: These datz do not include any federal funds or special grants.

This makes these figures reflect budget and revenue only from

NOTES:

tal Tex except capital -

District levied tax excluding debt service
pJ mEQ_mZ October Count - The first offical siudent count day of the year (actual student count)

3 County Levy - The county levigs for districts retirement and transporiation

4 Tax Levy per pupil

5 Total Capiia

6 Tax Capital per pupil - Cost per pupil {or debt service (capital)
7 Total Tax levy plus Capital Tax - All levied dellars for schools
8 Total Tax levy plus Capital Tax - Per pupil cost of all levied dolla

- Tota! District levy plus county levy divided by the student October
- Amotint levied for dabt service (capital)

couhnt

Students
Teotal October stale, county and local sources. It does include some speclal 4
School Budget Coaunt Fer Pupil education that is (n the General Fund; A-
Corvellis 8670478 1,338 7.228
Stevensville Elem 4 521 379 602 7,51 m;{i T
Stevensville HS 3,800.120 356 10,6560 8 359,90 Average of HS and Elementary tor Stevensvilie School Ly,
Hamilton 11,4895 757 1588 7,331 B
Victor 2,497 954 418 5,847 Ravah aoSq Platiiny m
Darby 3,859,968 377 10,239 Fublic Headng
Lene Rock Elem 2,092,082 270 7.748 X
Florence 6.411.217 891 7,196 E
Tax Levy Total Tax Levy
Total Tax Students Far Pupil Per Pupil Tax Levy Per Pupil
Except October County Exc Totzl Tax lne inc
Sehool Capital’ Count® Levy® Capital’ Om_u:.m_m Capital® Omn:m_.\. Omvm»m“m
Corvallis 1,833,642 1,338 938,439 2,072 169678 126.82 2,841,760 2,199
Stevensville Elem fomm_mmm 602 248,000 2,139 138678 230,36 1426313 2,369
Stevensville HS 811,176 256 380,346 3,283 1,201,522 3,283
Hamilton 3, omw om 1,568 1,108,082 2,680 887,480 566 00 5,088,781 3,245
Wictor 518514 418 258,197 1,854 326,132 TTB3B8 1,102,843 2,632
Darby 1,204,621 377 427,381 4,329 0.0 1.632 012 4,329
Lone Rogk Elem 422 528 270 248,000 2,487 102,432 37938 773,961 2,867
Florence 1,427,583 891 436,147 2,002 72182 81.0% 1,835922 2173
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0CcT 15 2007 = COMMJr'U

T2~ 01-10 1305 - MONTANA
Ravalli County Planning Depi. .

RECEIVED

October 15, 2007 | 0cT 15 2007

Ravalli County Commissioners
James Rokosch, Chair :

Ravalli County Commissioners
215 South 4™ Street, Suite A
Hamilton, MT 59840

Dear Commissioner Rokosch,

In the last meeting of the Ravalli County Educational Transportation Committee a
discussion was held concerning the new sub-divisions in Ravalli County. There wasa-
great concern for the safety of the children who attend Ravalli County schools and who
live with the varying conditions in the variety of subdivisions in the county.

Therefore, the group unanimously adopted a resolution requesting the Commissioners
establish a requirement that the developers of each subdivision establish a shelter at a bus
stop and a possible furnout, or turn around if appropriate, at each subdivision entrance

" that is off the county owned and maintained road.

-—eur[@'gu)p\erm ndent
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Big SKY DISTRICT wik e
GROWTH MANAGE MENT Skl - SR
UNITED STATES Ravall County Planning Dept.
POSTAL SERVICE (C-07-66-729
June 8, 20087
To: County Planning Cfiice
Subject: Mail Delivery Options for New Subdivisions

The US Postal Service wouid like to partner with your cotnty in preliminary ptanning for new
subdivisions. We are looking for metheds to ensure mail delivery is available to cusiomers on day-
one of occupancy in a new development, We are asking for your help to make sure we have a
consistent epproach across the state. Developers have approached us suggesting that mail delivery
plans/requirements be (ncluded with the original applications to the county for plat approval, We think
this is & wonderful idea.

Would your counly be abie 1o incorparaie the following US Fostal Service requirements into your plat
applications?

« Centralized Delivery is the method of delivery for all subdivisions andfor
developments Including commercial developments,

« Developers/owners should contact their lncal Post Office befoie making plans for the
location of centralized delivery. Locations for Centralized Delivary installation are
determined by the US Posial Service or by mutual agreement.

» The purchase of Caollection Box Uniis (CBU's) is the responsibility of the developer or
owner(s). A current list of authorized manufacturers is etlached.

« The attached oulines concrete pad specifications for CBU placement.
We have had incredible success in other Monlana counties by combining planning reguirements into
the initial plat applications and look forward o the cortinued success with your county. This process
has made it much easter for developers, owners, and residents 10 quickly and easily obtain mail
delivery.

Please conlact me at 406-657-5710 or al the sddress below with any questions you may have in
regards 1o new growth policies of the US Postal Service within our Big Sky Distiicl.

Sincerely,

Mike Wyrwas
Growih Management Coordinator
Big Sky District

B41S 26™ STREET

BiLivgs, MT 58701-0334

PHONE 408-657-5710 EXHI A_6
Frox: 406-657-5788 BIT

EMAIL MIKE.WYRWASEDUSPS.GOV
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Randy Fifrick

From: Wyrwas, Mike - Blllings, MT [mike. wyrwas@usps.gov]
Sent:  Friday, June 28, 2007 9:26 AM
To: Randy Fifrick

Subject: RE: Mail Delivery Options for New Subdivsians

Randy:

We are on the same page in regards to mail delivery options for new subdivisions, with the following
exceplions:

1) If a subdivision has less than eight (8) lots, centralized delivery may be required if the entrance
to a snbdivision is a private road or the local post office feels that a CBU is more efficient than a
row of rural mail boxes.

" 3) CBU units do not have to be installed prior to final plat approval. They can be installed after
final plat approval as long as the locations are approved by the local post office.

If situations do occur where your depariment does not review some building projects, please direct any
questions regarding mail delivery to the local Postmaster,

Thanks for your attention to our mail delivery options.

Mike Wyrwas
Operations Programs Support

--—-Original Message-----

From: Randy Fifrick [malto:rfifrick@ravailicounty.mt.gov]
Sent: Tuesday, June 26, 2007 B:59 AM

To: Wyrwas, Mike - Billings, MT

Subject: Mail Delivery-Options for New Subdivsions

Hi Mike,

| discussed our conversation on June 26th and your letter dated June Bth with the rest of the Planning -
Department. | Just wanted to confirm that we are on the same page as to the mail delivery options for new

subdivisions. Following is a list of items the Planning Department should request or require from
developers: .

1) Centralized Delivery should be required for subdivisions of eight or more lots, including
commercial subdivisions. ’
2) Developersfowners should submit plans for Collection Box Units (CBUs), including the
locations, to their local post office. Locations for centralized delivery installation should be
approved by the US Postal Service. ) : .
3) The purchase of the Collection Box Units (CBU's) Is the responsibility of the developer or
owner. The units should be installed by the developet prior to final plat approval.

Please be advised that certaln situations do not require subdivision review so the projects never come
through the Planning Department. Multi-unit commercial buildings constructed on one lot (strlp mall, etc)

do not require subdivision review if the units are structurally attached and will be rented/lease (not sold as
condominiums). : oo : ,

A179H007




\ Montana ‘Ftle
&2, wildlife R Paris

Region 2 Office

3201 Spurgin Road
Missoula, MT 59804-3099
406-542-5500

Fax 406-342-5529
October 28, 2009

Randy Fifrick
Planning Department
Ravalli County
2158.4" 8t Ste F
Hamilton, MT 59840

Reference: Canyon Breeze (Kwapy & Barber)--Proposed major subdivision (23 lots on
28.7 acres; TON, R20W, SW4 Sec 15), NW of Stevensville
Dear Mr. Tifrick:
We previously reviewed this subdivision when it was a 14-lot proposal (FWP letter dated 22
May 2007, attached), and those comments still apply to this newer 23-lot proposal. We have

made changes to our wildlife covenants since then and would like to recommend the enclosed
version of covenants be substituted for those we recommended in 2007.

Thank you for providing the opportunity for FWP to comment on this subdivision.
Sincerely,
/s/ Mack Long

Mack Long
Regional Supervisor

v EL/sr
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Ceyon Breeze, 25-lot major

Recommended covenants for Canyon Breeze (Kwapy & Barber) major subdivision, recommended by
Montana Fish, Wildlife & Park; Missoula; October 28, 2009

Section __: Wildlife

Homeowners must accept the responsibility of living with wildlife and must be responsible for
protecting their vegetation from damage, confining their pets, and properly storing garbage, pet
food, livestock feed and other potential attractants. Homeowners must be aware of potential
problems associated with the presence of wildlife such as white-tailed deer, black bear, mountain
lion, coyote, fox, skunk, raccoon, and magpie. Please contact the Montana Fish, Wildlife &
Parks office in Missoula (3201 Spurgin Road, Missoula, MT 59804) for brochures that can help
homeowners “live with wildlife.” Alternatively, see FWP’s web site at http:/fwp.mt.oov,

The following covenants are designed to help minimize problems that homeowners could have

with wildlife, as well as helping homeowners protect themselves, their property and the wildlife
that Montanans value.

a. Homeowners must be aware of the potential for vegetation damage by wildlife,
particularly from deer feeding on green lawns, gardens, flowers, ornamental shrubs and
trees in this subdivision. Houieowners should be prepared to take the responsibility to
plant non-palatable vegetation or protect their vegetation (fencing, netting, repellents) in

order to avoid problems. Also, consider landscaping with native vegetation that is less
likely to suffer extensive feeding damage by deer.

b. Gardens, fruit trees or orchards can attract wildlife such as bear and deer. Keep
produce and fruit picked and off the ground, because ripe or rotting fruit or organic
material can attract bears, skunks and other wildlife. To help keep wildlife such as deer
out of gardens, fences should be § feet or taller. The top rail should be made of
something other than wire to prevent wildlife from entanglement. Netting over gardens
can help deter birds from eating berries. To keep wildlife such as bears out of gardens
and/or away from fruit trees, use propetly constructed electric fences and maintain these
constantly. {Contact FWP for information on “all-species electric fencing” designed to
exclude wildlife from gardens and/or home areas.)

¢. Garbage must be stored in secure animal-resistant containers or indoors to avoid
attracting animals such as raccoon, black bear, and other wildlife. If stored indoors, it is
best not to set garbage cans out until the morning of garbage pickup; bring cans back
indoors by the end of the day.

d.

Do not feed wildlife or offer supplements (including salt blocks), attractants, or bait for
deer, wild turkey or other wildlife, including during the winter. Feeding wildlife results
in unnatural concentrations of animals that could lead to overuse of vegetation and
disease transmission. Such actions unnecessarily accustom wild animals to humans,
which can be dangerous for both. It is against state law (MCA 87-3-130) to purposely or
knowingly aftract any ungulates (deer, elk), bears, or mountain lions with supplemental
food attractants (any food, garbage, or other attractant for game animals) or to provide
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supplemental feed attractants in a manner that results in “an artificial concentration of
game animals that may potentially contribute to the transmission of disease or that
constitutes a threat to public safety.” Also, homeowners must be aware that deer and
wild turkey can atfract mountain lions to an area.

Bears can be attracted to food smells associated with outdoor food storage; therefore,
freezers and refrigerators should not be placed outdoors on porches or in open garages or
buildings. If a freeze:/ refrigerator must be located outdoors, attempt to secure it against
potential bear entry by using a stout chain and padlock around the girth of the freezer.

Birdseed in bird feeders atiracts bears. [fused, bird feeders must: 1) be suspended a
minimum of 20 feet above ground level, 2) be at least 4 feet from any support poles or

points, and 3) should be designed with a catch plate located below the feeder and fixed
such that it collects the seed knocked off the feeder by feeding birds.

Pets must be confined to the house, in a fenced yard, or in an outdoor kennel area when
not under the direct control of the owner, and not be allowed to roam as they can chase
and kill big game and small birds and mammals. Keeping pets confined also helps
protect them from predatory wildlife. Under current state law it is illegal for dogs to
chase hoofed game animals and the owner may also be held guilty (MCA 87-3-124).

Pet food and livestock feed must be stored indoors, in closed sheds or in bear-resistant
containers in order to avoid attracting wildlife such bears, mountain lion, skunk, and

raccoon. When feeding pets and livestock, do not leave food out overnight. Consider
feeding pets indoors so that wild animals do not learn fo associate food with your home.

Barbecue grills should be stored indoors. Keep all portions of the barbecues clean,
Food spills and smells on and near the grill can attract bears and other wildlife. (Due to
the potential hazard of fire and explosion, propane cylinders for gas-fueled grills should
be disconnected and kept outdoors. Under no circumstances should propane cylinders be
stored indoors.)

Consider boundary fencing that is no higher than 3-1/2 feet (at the top rail) and no lower
than 18 inches {at the bottom rail) in order to facilitate wildlife movement. Barbed wire
fences are not allowed in this subdivision, and this should avoid animals such as deer
and/or elk becoming entangled in the wire or injuring themselves when trying to jump the

fence. Contact FWP for a brochure or information of building fence with wildlife in
mind.

Residents of this subdivision must recognize the subdivision is located nearly adjacent to
the Bitterroot River and its associated wetlands and sloughs, where lawful waterfowl
hunting and the associated discharge of shotguns could occur from early morning until
sunset, and the season can run from September into January.

Compost piles can attract skunks and bears. If used they should be kept in wildlife-
resistant confainers or structures. Compost piles should be limited to grass, leaves, and
garden clippings, and piles should be turned regularly. Adding lime can reduce simells
and help decomposition. Do not add food scraps. (Due to the potential fire hazard
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associated with decomposition of organic materials, compost piles should be kept at least
10 feet from structures.)

m. Apiaries (bee hives) could attract bears in this area. (If used, consult Montana Fish,

I1.

Wildlife & Parks or the U.S. Fish & Wildlife Service for help in planning and
constructing an apiary system that will help deter bears.)

These wildlife covenants cannot be changed or eliminated without the concurrence of the
governing body (County Commissioners).
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i County Commissioners

TRe: Tlealth and Safety issues in Subdivisions that could be used for model covenanis

‘The Board of Health ia interested in the ewrrent process of revising the County
subdivision regulations, and believes thal certain heal(h and sulely issues are properly
addressed and regulated within the subdivision regulations.

Some ol the items discussed below may also be covered in State or County
regulations, and ofiiers lake the “nexi step” n improved health and safety lor the County.

~ Yet, we believe that it is proper and justified to restate and emphasize these jtems in the

subdivision regitdations becanse a sighificant portion of cur County population wilt likely
live in 4 County approved subdivigion in the fulure.

The subdivision approval process, covenants and homenwner associabion provide
an opportunity for education and enforcement that is worth using to move toward thie goal
of inmproved heakth and safety in the County. Generalty, it scoms a person is more willing
to impose a higher standard of quakity and sel [’ enloreing provisions on a project when
they are seeking approval fiom the County.

Toward this end, we recomunetid the follewing additions to the subdivision
regulations. 1 these recommendations arc deemaed not appropriate as regudations, they
should al Teast be included as Bowd ol Health covenanis or notifications Jorall
gubdivisions:

1) All wastewaler lreatment systems tequire mainlenance. Al a minimum, the
seplic tank sludye aud scuny Jayer must be checked every three years and the
tank pumped if necessary. The effluent filter should be cleaned every vear.
The drain field should be cvaluated dwing the three year check and any
problems with compaction, water lopging, inappropriate vegetative cover,
parking or driving over the arsa und replacement area, or buildings locuted
over the area muast be appropnistely addressed. Awny pump chambers, puinps,
pualp controls, and ofher equipnert must be checked yearly or as
recommmended by *“T'he Montana Standards for Subsurface Wastcwater
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2)

3

4)

6)

Treatment Systems™, Circular DEQ-4 and the manufacturer’s
recommendations.

Wastewaler realment "maintenance dislricts” or some lorng. of muavagsment
entily must be estublished to meet, the criteria in the Voluntary National
Guidelines for Management of Onsite and Clustered {Decentralized)
Wastewater Treatment Systems (EPA §32.8-03-001), Date Published:
(J3/01/2003 and Ravalh County Subsuriace Was(ewater Treabiment and
Disposal Regulalions.Section 3.1 O, The Montana Circular DE(Q-4 provides

‘sdditional information on maintenance and regular pumping of all septic tanks

and othcr componcnts in Scction 7.4 and Appendix 12,
bhitp:ffwenw.dog. state mbns/wopin T Ciradars/ MEQ42004Edi Gon.pd[*

Any subdivision with 3 or nlore lots must have a water supply "maintenance
crtity” or community type watcr system. A safc water supply is nccessary Tor
the health of a community. 11 is important that regular teating and welthead
(source water) pratection be comipleted by (his entity whether the waler supply
is [rom fodividual or multiple user wells or another source, Guidance for
testing private wells is provided at:

Iattpfwwnw . cpa.povizafowatcr/privatewel lafindex? htm!i

All buildings and vwastewater sealed components must be at Teast 50 feat from
streams, and 100 feet from larger rivers. All unsealed components and drain
fields must be-100 feet from any surface water including streams, rivers,
springs, lalces, ponds, ditches, flood irvigated arcas, wells, or any other water
body ( Ravalli Counly Subswriacs Waslewauler Trastment and Disposal
Regulutions, Setbacks, Article 4 and ARM 17.36.918), Given the xisk of river
and stream. cutting and migration, we believe it is safer to keep the entire
system - - house, tanlc and drain field -- bacl at least 100 fect and probably

much (urther from the Billerroot River and other migrating tiver channels and
slrawmy,

Subdivisions with 5 or more lots that arc located in arcas with high
groundwater nwst cstablish a permanent groundwater monitoring system.
This system must allow {or periodic monitoring and sampling ol the
groundwaler Lo verily hal the waslewaler breatment sysiems are nol
contaminating the groundwater. If the groundwater shows contamination
from the wastcwater treatment systems, additional treatment may be required.

All wood barning stoves or olber wood burning appliances musl meet the
EP A& rajed, tow emission slundavds, weny.ena.pov/woadstoves

Burning of yard debris is prohibitzd in a subdivision with lots less than 5
aeres. Durning houschold sarbape and other non-vegetative debris is
prohibited in all subdivisions, ARM 17.8.604. Composting yard ane
vegetalive debris i encownaged.



7y Junk vehicles, accumulation of any garbage, solid waste, outside storags of
home appliances, or other debris are probibitod in subdivisions, Section 75-
10-505, MCA and Scetions 73-10-101 and 75-10-201, MCA. All garbage or
solid wasic musl be stored in approved conlainers and removed weekly to a
Montana Depariment o Envirenmental Quality (DEQ) licensed landfill,
ARM 17.36.309. Owners or renters of divisions of land of 5 acres o less
made after July 1, 1977 may not dispose of sold waste on their properly,
MCA 75-10-214, Recyclmig is encowraged.

8) All existing roads and intersections must be at level of service C or bofter,
after projected traffic from the subdivision i inchuded, or the roads and
interscelions brought vy Lo this standard BEFORE (he subdivision iy
approved. Sale pedesirion roules and bus stops must be provided for all
school children. These requiremerits are adopted to reduce vac or unncecssary
ldling of wehicles that adds to air pollution. Cara arc a major source of air
poilution in the United States, KPA 420-F-93-002.

9% When dry wells are used for stormwater disposal, they nwust be located with
the bottom of the dry well at leaat 13 feet above the seasonally high
groundwater. For more information on dry wells or shallow disposal, ETPA
816-C-04-004 and www.epa, covfOGWDW or www.epan, rov/salewnteduic

‘Thank you for your consideraticn of these reconunendations. We would look
forward o an apportunity to discuss any of them with you in preater dotail.

Respectfully submilted:
RAVALLI COUNTY BOARD OF HEALTH

£ S, (v (D). Jou Moo

ﬁﬁes B, Rokosch, Chairman Roger PpHuan, Member

Fyo

Eliyn Foes, #lember
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, }M&Ag’/ﬁﬂﬁm

Mick Tumey, Momber




To:

Ravalli County Commissioners REGCEIVED
215 8. 4" Street, Suite A VY e
Hamilton, MT. 59840 BRCAS RGPy

406-375-6500 TC- A — oS

Favali County Planaing Dap,

November 18, 2009
Planning Department

~Planning Board
Environmental Health Department

From: Ravalli County Board of Health

Re:

Comments on Canyon Breeze major subdivision

With this letter, the County Board of Health would like to place our comments on

record for the proposed Canyon Breeze subdivision. In general, for this and every subdivision,

we would like to have our “standard comments” letter of August 17, 2009 implemented as part
of every approval process. '

Specific to the Canyon Breeze subdivision we would like to add the following:

The proposed layout for wells and drainfields in this subdivision is extremely tight
allowing no room for error. For non-degradation calculations, it is very unlikely that either
the groundwater direction, grade, or permeability is constant over a property of this size.
Although this is a common assumption in calculating non-degradation, we feel it is
important to allow some factor of safety in the layout to account for the reality of

groundwater moving through alluvial soils, especially near open bodies of water such as
the Bitterroot River.

Because of these facts, we recommend the following, in addition to our standard
recommendations:

RECOMMENDATION 1: Wells should be combined so that one well serves two or three
lots. This would minimize the total number of wells, creating a greater factor of safety in
the setbacks from drainfields. Of course we would prefer a community water system for a

project like this, but understand that water right rules for wells greater than 35 gpm make
this difficult.
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RECOMMENDATION 2: Any irrigation ditches on the property should be permanently
abandoned and re-graded to maich native conditions, or re-routed. Drainfields should be
combined in a few ceniral locations away from the river, and/or upgraded to Level 2

treatment, This would provide better effluent treatment and accommodate some fluctuation
in groundwater levels.

RECOMMENDATION 3: Create a mandatory water and wastewater maintenance district
for this project.

RECOMMENDATION 4: If the above recommendations are not implemented to ease the
tight spacing and improve the factor of safety, all wells, drainfields and house sites must be
permanently staked so it is less likely these features will be located incorrectly.
Additionally, make mandatory no. 4 from our standard recommendations and require
permanent groundwater elevation monitoring and quality testing.

Thank you for implementing these recommendations. We would be happy to work with
you on any of these issues if you wish.

Respectfully submitted:
RAVALLI COUNTY BOARD OF HEALTH

QJ%}) (. X fﬁm\/

James E. Rokosch, Chairman Roger aari, Member o
L /W/(,:’W/ [y =
Ellygd‘ones;’M:D.;’*Member SRR Mmh'lel Turner;-vL.D; Member -
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p
-] l\?fuafﬂ(:/ /’),@,.;q,g,& 2 ﬂ/'/-\

Theresa Bl}iicevich/l\/lember
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